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Trumark Townhomes Residential Development  

CEQA ANALYSIS 

Project Title:  Trumark Townhomes   

Lead agency name and address:  City of San Ramon 

7000 Bollinger Canyon Road 

San Ramon, CA 94583 

Contact person and phone number:  Lauren Barr, Planning Services Manager  

(925) 973-2567 

Project Location:  2481 Deerwood Drive  

San Ramon, CA 94583 

(APN 208-640-003) 

Project sponsorɅs name and address: Trumark Homes  

3001 Bishop Drive, STE 100 

San Ramon, CA 94583 

Property Owners:  Sieva Property LLC 

128 Shadowhill Circle  

San Ramon, CA 94583 

Existing/Proposed General Plan Designation:  Office (O)/Multiple Family High -Density Residential 

(MFHD) 

Existing/ Proposed Zoning:  Administrative Office (OA) / High Density Residential (RH); 

Open Space (OS-2) 

Description of project:  The project consists of a General Plan Land Use 

amendment from Office to MFHD, a zoning map 

amendment from OA to RH and OS-2, a major subdivision 

for condominium purposes, demolition of the existing 

commercial office building (51,000 square feet), and 

construction of a new 61 -unit residential development , of 

which  15 percent of the units will be offered at below -

market rate.  

Surrounding land uses and setting; briefly 

describe the projectɅs surroundings: 

The project site is located on the south side of Deerwood 

Drive between Bollinger Canyon and Deerwood Road. To 

the south is Crow Canyon Road, to the west is Bollinger 

Crest Apartments, to the north and east are single family 

residential developments. Across Crow Canyon Road are 

properties zoned for office and public services where the 

San Ramon Police Department and Fire Protection 

District are located.  

Other public agencies wh ose approval is 

required (e.g. permits, financial approval, or 

participation agreements):  

N/A   

Have California Native American tribes 

traditionally and culturally affiliated with the 

project area requested consultation pursuant 

to  Public Resources Code section 21080.3.1? If 

so, has consultation begun?  

The City conducted notification within the statutory 

timeframe provided by Public Resources Code 

§21080.3.1. Notice was sent to tribes by mail on August 3, 

2022. On request, the City of San Ramon entered into 

consultation  with the Wilton Rancheria Tribe an d the 

Confederated Villages of Lisjan Nation . As of October 

2022, both Tribes indicated that consultation had been 

completed to their satisfaction . 
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1. PROJECT DESCRIPTION 

 PROJECT LOCATION  

The proposed Trumark Townhomes Residential Development Project is located within the City of San Ramon, 

which is in south -central Contra Costa County along Interstate 680 (I -680), approximately 9 miles east of 

Oakland, 5 miles north of the I -680 and I -580 junction in Dublin, and 19 miles south of Martinez and the 

Benicia-Martinez Bridge. The City of San Ramon is bordered by the City of Danville to the north and by the 

City of Dublin to the south ( Figure 1: Regional Location Map ).  

The Project site is in the northwest portion of the city between Bollinger Canyon Road to the west, Porter 

Drive to the east, Crow Canyon Boulevard to the south, and Deerwood D rive to the north. The site address is 

2481 Deerwood Drive (APN 208 -640-003) and occupies 4.4 -acres. The Project site is approximately one mile 

west of Diablo Plaza and I -680, and one mile north of the Bollinger Canyon Road and Norris Canyon Road 

junction (Figure 2: Project Vicinity ). Immediately to the west of the Project site is Bollinger Crest Apartments 

and to the east is an attached single family re sidential development. To the north , across Deerwood Drive , is 

a low density single family residential development.  

Project Site Setting  

The Project site is approximately 4.4 acres and contains a 51,000 square foot vacant office building, parking 

lot, land scaping, and undeveloped land at the southern portion of the site. The northern 2.77 -acre portion of 

the site is developed with the existing office building and associated improvements and slopes gently 

downward from Deerwood Drive with elevations ranging from 640 to 630 feet above mean sea level. The 

southern 1.66 -acre portion of the site is undeveloped and slopes downward toward Crow Canyon Road with 

elevations ranging from 630 feet to 561 feet above mean sea level. This portion of the site is occupied by  a 

coast live oak woodland and riparian woodland associated with Bollinger Creek. The oak woodland is 

dominated by coast live oaks, with a modest shrub layer consisting of coyote brush, poison oak, and 

elderberry, and an herbaceous layer containing  non -nat ive grasses and invasive species. A segment of 

Bollinger Creek and its associated riparian corridor is located between the southern property line and Crow 

Canyon Road. Bollinger Creek is culverted at its undercrossing to Crow Canyon Road and becomes San Ra mon 

Creek on the  south  side of Crow Canyon Road . Access to the site is currently provided by two, two -way 

driveways along Deerwood Drive, which provides access to the existing surface parking lot and office building.  

General Plan and Zoning  

The Project site is located within the Crow Canyon Planning Subarea of the General Plan which is characterized 

by residential, office, and retail uses including three major retail centers. Though the site is located near areas 

within the Northwest Specific  Plan and the Crow Canyon Specific Plan, it is not located within the bounds of 

either of these or any other specific plan area. The site has a General Plan land use designation of Office (O) 

which provides for business, professional, and public offices at  intensities of up to 0.45 FAR, including retail 

uses and restaurants in mixed Ȥuse buildings and supporting commercial services at appropriate locations. 

Surrounding land uses to the north, east, and west include Multiple Family High Density Residential an d to 

the south across Crow Canyon Road are areas designated as Office and Public and Semi -Public. Pursuant to 

the San Ramon Zoning Code, the Project site is zoned Administrative Office (OA) and is bounded to the north 

and east by areas zoned Medium Density  Residential (RM) and to the west by Medium -High Density 

Residential (RMH) (Figure 3: Existing Land Use and Zoning ).  
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 PROJECT DESCRIPTION  

The Project  proposes to demolish existing improvements onsite including the 51,000 square foot vacant office 

building, paved parking areas, driveways, and landscaping and to  construct 61 attached townhouse units 

distributed among ten (10) three -story buildings. The P roject proposes to redevelop the northern 

approximately 2.6 acres with residential units and associated improvements and will retain approximately 1.8 

acres at the southern portion of the site as undeveloped open space to be maintained by a Homeowners 

Association (HOA).  

As described previously, the Project site currently has a land use designation of Office (O) and zoning 

designation of Administrative Office (OA). To accommodate the proposed development, the Project proposes 

a General Plan Map Amendment to  change the land use designation to Multiple Family High Density 

Residential (MFHD) and a Zoning Map Amendment to change the zoning designation to High Density 

Residential (RH) and Open Space 2 (OS-2) (Figure 4: Proposed Land Use and Zonin g). The General Plan 2035 

calls for Multiple Family High Density Residential Use provides a density range of 14.0 to 30.0 dwelling units 

per acre. The RH zoning designation implements the Multiple Family High Density Residential General Plan 

land use and is applied to area s of the city appropriate for townhouses or apartments at a density of 22 to 30 

units per net acre. The Project proposes 61 residential units on 2. 09 net  acres, resulting in a net density of 

29.19 units per acre. The OS -2 zoning designation is applied to a reas of the city where privately owned land 

is suitable for passive recreational uses or where lands subject to flooding, landslide or other hazards should 

remain in open space.  

In addition to the General Plan and Zoning Map Amendments, the Project is also  seeking approval of a major 

subdivision for condominium purposes to create for -sale 61 condominium units , a common use parcel, and 

an open space parcel, both of which will be managed by the HOA.  The common use parcel comprises the 

circular loop road, tot  lot, stormwater bioretention areas, viewing deck, pedestrian circulation, guest parking, 

and landscaping. The open space parcel will be managed for fire fuel reduction as described below under the 

Landscaping and Lighting discussion.  

The Project proposes five floor plans for the residential units ranging  in size from 1,420 to 1,987 square feet. 

Each unit comprises three bedrooms and 3 (Plan 1) or 3.5 bathrooms (Plans 2 through 5). Floor Plans 4 and 5 

also include a den. Each unit contains a ground -floor ga rage accommodating two cars in either a side -by-side 

or tandem configuration. Front entry doors lead to an interior foyer with a staircase to the main living level 

on the second floor, a door leading to the garage and storage areas, and, depending on the f loor plan, a 

ground floor bedroom or den, and bathroom. Units are designed with front doors facing Deerwood Drive or 

landscaped pathways with garages facing to the rear alley or private loop road. Internal pedestrian pathways 

provide paths of travel throug hout the project site and to the existing sidewalk along Deerwood Drive ( Figure 

5: Site Plan ).   

Density Bonus  

Under the Inclusionary Housing Ordinance, the Project is required to provide 15 percent (9 units) of the total 

units at an affordable rate. Of the 9 units required to be aff ordable, 20 percent (2 units) must be affordable 

to very low -income households, 30 percent (3 units) to low -income, and 50 percent (4 units) to moderate -

income households. The Project proposes to increase the units provided for very low -income households b y 

one unit, resulting in 5 percent of the total units affordable at the very low -income level, which qualifies the 

Project under the State Density Bonus Law, Govt. Code Section 65915(b)(A), for a density bonus. The density 

bonus allows for an unlimited num ber of waivers to the CityɅs development standards and one concession. 

The Project is requesting a waiver to allow for the construction of a n approximately  15 foot retaining wall 

which exceeds the CityɅs height limit of 48 inches for retaining walls. ϥn accordance with the State Density 
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Bonus Law, the Project is permitted to develop up to 13 additional units with the density bonus, however, this 

additional density is not being pursued and the Project remains as proposed at 61 units contained with in 10 

new b uildings.   

Architecture  

The proposed architecture is contemporary Craftsman with Mediterranean elements. Exterior facades are 

articulated by a variety of exterior finishing materials, trim, and complimentary colors. Stucco, fiber cement 

board and batten s iding, trim bands, stone veneers, columns, projecting awnings, and screening for 

mechanical equipment break up the massing of the buildings. Balconies with painted wood railings punctuate 

the second floor.  Decorative brackets and corbels accentuate the ro ofline which distinguish each residence. 

Roofing materials are proposed to be composite shingles. Entry doors and garage doors are proposed in a 

variety of colors to provide a distinctive look to each unit and enhance wayfinding through out  the 

development.   

Access and Parking  

The site will be accessed from Deerwood Drive along the eastern side via installation of a new driveway and 

curb cut which aligns with the Claremont Crest Way intersection, north of the site across Deerwood Drive. A 

private, internal l oop road and alley provides internal vehicular circulation to all residential units and private 

garages. The proposed roadway ranges from 21 to 22 feet in width and meets the minimum requirements of 

the Fire Department for access. The homes are in an alley -loaded configuration with front pedestrian access 

facing Deerwood Drive or landscaped greenbelts with garages to the rear. Garages feature a 4.5 to 5.5  foot 

wide  driveway apron and have space for parking two vehicles side -by-side or in a tandem configurat ion. There 

are 16 guest parking spaces distributed through out  the development in either a head -in or parallel 

configuration.  One handicap accessible space set up for electric vehicle use is provided which counts as two 

parking spaces for local code requir ements, pursuant to AB 1100.  

Landscaping and Lighting  

Site improvements include new landscaping consisting of native and ornamental trees, shrubs, groundcover, 

paved pedestrian pathways, a playground with synthetic turf, bioretention stormwater treatment planters, 

and an overlook deck with seating. Structural elements proposed as part of the landscaping include built -in 

seating and tables, benches, seat walls, patterned concrete, a pedestrian bridge over the bioretention area, 

railings, and soma stones. Na tive and ornamental trees will be distributed along the periphery of the site to 

provide shade and screening, including street trees. Bio -retention areas with native grasses will be located 

along a central pedestrian paseo, as well as at the seating area a t the communal overlook deck.  

Exterior lighting will be provided by high -efficiency LED fixtures throughout the development. The east and 

west boundaries of the site will be lit by free -standing 12 -foot decorative lamps that are able to be dimmed 

and hood ed and downcast to reduce night light pollution. Dwelling unit front entrances will be lit by LED 

bollard fixtures placed in adjacent landscaping or pavement. Two 4 inch round directional fixture s will be 

placed over each garage door.  

Tree Removal  and Preservation  

A total of 116 trees have been identified on the Project site,  and approximately 53 trees will be removed to 

accommodate the proposed residential development, of which 19 are protected oak trees  under the City of 

San Ramon Tree Preservati on and Protection Ordinance . One large valley oak located outside of the 

development area is also proposed for re moval based on its location adjacent to the development area and 

risk associated with failure of large branches. The balance of trees onsite ar e located at the southern portion 
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of the property,  which will be retained as undeveloped open space and maintained to manage vegetation for 

fuel loads and establish a fire break between the open space area and residential portion of the Project  site.   

Open Space Area  

As shown on Sheet L -7 of the submitted plans, the open space area at the southern portion of the site includes 

a 100-foot buffer between the open space area and the proposed  residential development. The buffer is 

comprised of two zones. One buffer zone extends  30-feet south from the limits of the residential 

development. This area will undergo routine  brush clearing and managed for fuel  load  reduction. The other  

buffer zone extends 70 -feet to the south ern property line  and will undergo less treatment. Within the 30 -foot 

buffer zone single specimen trees may be retained if they are well -spaced and pruned to create a condition 

that avoids the spread of fire to other vegetation or to a building or structure. All dead branches and vines to 

be rem oved and non -woody vegetation will be mowed to less than 4 inches within the 30 -foot buffer zone. 

The area from 70-foot buffer zone  will be treated to reduce the height of understory plant material and 

decrease density. The open space area , inclusive of bo th buffer zones,  will be managed by the HOA through 

an annual maintenance program to reduce the risk of wildfire within 100 feet of the development while 

preserving healthy mature trees above Bollinger Creek.  

Utilities  

Utilities currently extend to the s ite and will connect to the proposed Project via a joint utility trench extending 

from Deerwood Drive and around the private loop road with connections to each new building. Wastewater 

will be accommodated via the installation of an 8 -inch sanitary sewer t hat extends under the private loop 

road and alley. The new sanitary sewer line will connect to the existing 8 -inch sanitary sewer line in 

Sandalwood Lane which abuts the eastern side of the Project and will convey flows to the wastewater plant 

for treatmen t. 

A new 8-inch pressurized water line will be installed under the joint loop road and private alley in two locations 

along the eastern edge of the site, and will connect to the existing 8 -inch water main in Deerwood Drive. The 

new water line will also ser ve two new fire hydrants that will be located along the private loop road.  

The Project includes new storm drainage infrastructure to accommodate stormwater from impervious 

surfaces such as roofs and paved surfaces. Onsite improvements will capture storm w ater runoff via a 12 -

inch storm drain under the private loop road and alley and convey it to a cistern system also under the private 

loop road. The in -ground cistern will impound water and convey it to a bioretention basin adjacent to the 

central paseo for  treatment. The bioretention basin will have an impervious liner preventing subsurface 

infiltration and a perforated subdrain that will convey any excess storm water to the open space area which 

drains to Bollinger Creek. Runoff from the private loop road will be routed through a curb cut to a flow -

through planter for pretreatment prior to discharge to the open space parcel and storm drain easement area 

on the sloped portion of the site. No connection to a municipal storm drain is proposed , though an easeme nt 

for a stormwater sewer crosses the upper portion of the site and discharges to the storm drain easement 

area on the sloped open space portion of the site before ultimately draining to Bollinger Creek.  

Construction  

For purposes of this analysis, it is a ssumed that construction activities will occur over an approximately 3 -year 

construction period, from 2023 to 202 5. Construction activities including demolition, site preparation, grading, 

and trenching for utilities would occur between April and October 2 023, followed by building construction 

over an 18 -month period, and culminating in paving of the private loop road in the last month of construction, 

which is anticipated to occur between August and September 2025. Concentrated trucking activity would 
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occur at the beginning and end of the project  construction period  including during grading and foundation 

installation during the initial stages of  construction, and in the final stages  during paving and  landscaping  

installation. Construction access routes will be from the existing driveways located along Deerwood Drive . 

The Project  is subject to a Haul Route Permit from the City  to identify specific delivery routes and procedural 

requirements throughout demolition a nd construction activities . A construction trailer, construction worker 

parking area, and construction staging area will be located on the Project site.  

Site preparation will initiate with demolition and removal of the existing building, vegetation, and h ardscape 

surfaces. Site grading will achieve level topography to accommodate the proposed residential development 

building pads and elevations.    

Following completion of grading activities, infrastructure improvements including trenching for utilities wil l 

be completed in advance of pouring building foundations. The curb cuts and sidewalks adjacent to the existing 

driveway will be removed and new sidewalks, curbs, a flow -through stormwater planter, street -fronting 

landscaping, and pedestrian access will be  constructed. Existing curb and sidewalk at the location of the 

proposed driveway will be removed and new curb cuts and pedestrian ramps with truncated domes will be 

installed near the eastern property boundary, providing access from Deerwood Drive.   

Building construction will involve installation of foundations and vertical elements followed by installation of 

stormwater bioretention areas, landscaping, and paving.  

During all stages of construction, the Project will be required to comply with the State Water Board 

construction general permit. All stockpiles and landscape materials will be protected by berms with straw 

wattles or sandbags. Use of temporary silt fencing may be used at the site periphery along with other erosion 

and sediment control measures such as straw wattle check dam. Fiber roll protection would be installed 

around all drain inlets. A concrete washout area will be located onsite. Precise controls will be established 

through compliance with regulatory requirements imposed through the const ruction general permit during 

construction and an approved project specific stormwater pollution prevention plan, prior to issuance of a 

grading permit.  

Construction equipment expected to be utilized includes loaders, backhoes, haul trucks, graders, paver s, 

rollers, cranes, forklifts, and water trucks. All construction material and equipment will be staged on -site or, 

through issuance of an encroachment permit, on abutting rights -of -way. Temporary lane closures on 

Deerwood Drive are expected to occur durin g frontage improvements and utility work and will be coordinated 

through the City Engineer.  

Public Outreach  

The applicant filed their formal application on February 15, 2022,  and the project concept was presented to 

the Architectural Review Board on May 12 , 2022. The Planning Commission considered the project concept 

on June 7, 2022 and the Project  went back to the Architectural Review Board on August 11, 2022. 

Recommendations from those hearings to include pedestrian loops, a play area for children, landsc aping, and 

variation in color, materials, and use of articulation to break up building massing were incorporated into the 

proposed project design.  The Project will be  brought forward to Planning Commission  and City Council at 

future public hearings for con sideration of requested entitlements .  

Requested Entitlements  

The Project requires approval of the following discretionary entitlements from the City of San Ramon:  

¶ General Plan Map Amendment  
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¶ Zoning Map Amendment  

¶ Development Plan and Architectural Review  

¶ Major Subdivision for Condominium Purposes  

¶ Tree Removal Permit  

¶ Density Bonus and Waiver for Height Exceedance of Retaining Wall  

Other Agency Review  

The project requires the following approvals from regional agencies:  

¶ San Ramon Valley Unified School District  for determining public school capacity and impact fees  

¶ Central Contra Costa Sanitary District for permits to connect to the sanitary sewer  

¶ East Bay Municipal Utility District for water supply  

 

California Native American Tribal Consultation  

In accordance with AB 52 (PRC Section 21084.2), lead agencies are required to initiate consultation with a tribe 

with traditional and/or cultural affiliations in the geographic area where a subject project is  located if a project 

may cause a substantial adverse change in the significance of a tribal cultural resource. Should the tribe 

respond requesting formal consultation, the lead agency must work with the tribe or representative thereof 

to identify potentia l impacts and develop avoidance or mitigation measures to reduce potential impacts to 

tribal cultural resources. In addition, SB 18 (GC Section 65352.3) requires lead agencies to contact, and consult 

with California Native American tribes prior to amending  or adopting any general plan, specific plan, or 

designating land as open space.  In accordance with PRC Section 21080.3.1(d), the City of San Ramon provided 

written formal notification to the tribes identified below on August 3, 2022, which included a brie f description 

of the proposed Project and its location, the City of San Ramon contact information, and a notification that 

the Tribes have 30 days to request consultation : 

¶ Amah Mutsun Tribal Band of Mission San Juan Bautista  

¶ Chicken Ranch Rancheria of Me -Wuk Indians  

¶ Guidiville Indian Rancheria  

¶ Indian Canyon Mutsun Band of Costanoan  

¶ Muwekma Ohlone Indian Tribe of the SF Bay Area  

¶ Nashville Enterprise Miwok -Maidu -Nishinam Tribe  

¶ North Valley Yokuts Tribe  

¶ The Confederated Villages of Lisjan  Nation  

¶ The Ohlone Ind ian Tribe  

¶ Tule River Indian Tribe  

¶ Wilton Rancheria  

¶ Wuksache Indian Tribe/Eshom Valley Band  

The City of San Ramon received response s from  representatives of The Confederated Villages of Lisjan Nation 

on August 18, 2022, and the Wilton Rancheria on August 19 , 2022, requesting to enter into consultation. The 

Confederated Villages of Lisjan Nation requested to be provided with the results of the Sacred Lands file 

search at the Native American Heritage Commission (NAHC). The City received a response from NAHC on  

October 4, 2022, indicating no records showing the presence of a Native American Sacred Site within or in the 

immediate vicinity of the project site were found and these results were provided to The Confederated Villages 

of Lisjan Nation . The Confederated  Villages of Lisjan Nation requested that a tribal cultural monitor be present 
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during grading activities . City consultation with The Confederated Villages of Lisjan was satisfied in October 

2022. 

The Wilton Rancheria was provided with additional informatio n on the project including the NAHC Sacred 

Lands file search results  and requested to be contacted in the event that Tribal Cultural Resources are 

uncovered on the project site during grading and excavation. City consultation with the Wilton Rancheria Tribe 

involved correspondence as part of the ongoing Housing Element Update,  which includes the subject project 

site. Consultation with the Wilton Rancheria was satisfied in September 2022.  

No other Tribes requested consultation.  
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FIGURE 1: REGIONAL LOCATION MAP 
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FIGURE 2: PROJECT VICINITY 
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FIGURE 3: EXISTING LAND USE AND ZONING    








